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Foreword

This Plan was prepared by the Town of Gilboa Planning Board with the
support of the Town of Gilboa Town Board and the Schoharie County
Planning and Development Agency. We also received tremendous help
from the 460 individuals who took the time to return our planning survey.

Funding for this project was made available through the New York State
Department of State Master Planning and Zoning Incentive Award
Program.

This Comprehensive Plan looks forward 5-10 years, offering a policy
framework for Town government. The Town is small, with a population
of a little over 1,200 persons. It has been growing slowly, but a pace well
below the State and nation. Nevertheless, there has been a large increase in
the number of second homes.

Conversions of these second homes to permanent homes can be expected
to produce much of the Town's future population growth. Taking a long
range view of this activity as it affects Gilboa is a major purpose of this
Plan. Other challenges it addresses include developing tourism and other
economic opportunities.

Town of Gilboa Planning Board
Town of Gilboa Town Board
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1.0 Introduction

This Comprehensive Plan sets forth a
combination of strategies to deal with the growth
and future needs of the Town of Gilboa. Needs
are largely based upon a "Town of Gilboa
Planning Survey" conducted in 2003. The
survey was distributed to approximately 1,750
Gilboa taxpayers and some 460 persons (26%
responded - an excellent return. The detailed
results are attached as Appendix A.

The survey results indicate that 77% of
respondents chose Gilboa for its rural atmosphere
and farmland character and 58% chose the Town
for its low taxes. Amazingly, 39% of
respondents stated that they had come to Gilboa
from New York City, Rockland or Westchester
Counties or Long Island.

Some 75% of those participating in the survey
stated that the Town had either improved for the
better or not changed in its desirability as a place
to live. Their dislikes were largely limited to the
impact of the New York City watershed
regulations (34%), transportation difficulties
(23%) and the lack of cultural and recreation
options (21%).

Those completing the survey strongly supported
certain basic land use regulations. Some 73%
indicated that reviewing scenic impacts with
respect to new development was important and
71% felt the same way about reviewing the
density of development.

Survey participants included many retirees.
Indeed, there was an equal proportions of
principal householders who were employed full-
time by others and who were retired (38% each).
Interestingly, the bulk of respondents (70%)
found employment outside of Schoharie County.
This reflects the relationship the Town has to
the metropolitan area despite its distance from
New York City.

Many respondents who did work locally, some
15%, indicated they had home occupations.
More importantly, 29% stated that they would

like to have a home occupation. This mirrors
changes in the national economy. Much
employment is shifting from payroll jobs to
entrepreneurship (which tends to obscure much
of the real job growth).

Respondents gave high marks to nearly all public
and semi-public services excepting for overall
code enforcement (about which they have mixed
feelings). Highway maintenance was rated "Good
Quality" or "High Quality" by 71% of those
filling out surveys, with Town roads getting
better reviews than County highways. Other
services that scored well included utilities (68%),
fire protection (64%), police protection (58%)
and ambulance services (56%). Only code
enforcement and health care failed to gain at
least 50% combined "Good Quality" or "High
Quality" ratings.

Gilboa taxpayers who answered the survey
endorsed using their tax money to add or increase
financial support for taking care of the roads
(57%), special property cleanup days (56%),
ambulance service (54%) and fire protection
(53%). They also indicated modest support for
developing certain recreational facilities on
Town property along Old Stryker Road, including
trail systems (42% favoring increases), a senior
activities center (37%) and a historical museum
(34%).

Respondents supported local laws protecting the
right to farm (92%) and right to timber using
sound management practices (89%). They also
supported regulation of junkyards (90%), mobile
home parks (88%), cellular tower construction
(70%) and wind power generation facilities
(64%). They are, however, quite cynical about
the ability to free up the area for economic
development through phosphorous reduction
efforts, only 62% supporting this concept.

When residents were asked to describe how they
wanted to see in Gilboa in the next 10-20 years,
"a clean and green environment," ranked highest
with 75% saying this was important. "Profitable
farms and farmland preservation" was cited as an
important goal by 74% and "preservation of
historical heritage" was similarly ranked by 53%.
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Other important goals included "more local
shopping opportunities"(46%), "higher quality
development" (43%) and "more small scale
industrial jobs" (39%).

Achieving these goals will involve several
considerations. These include the following:

* The Town must balance development and
preservation. Both can be accommodated
with careful planning and enforcement of
land use regulations. Maintaining balance
among agricultural, commercial, industrial,
residential and open space uses is important ,
also, to maintaining a working landscape,
assuring economic opportunity and growing
the tax base relative to service demands.

* The Town now includes a combination of
residents who have lived in Gilboa their
entire lives and a large block of others from
the metropolitan area. The former are
often seeking greater economic opportunity.
The latter, however, have often already
achieved economic success and have sought
out the Town for non-economic reasons.
This has the potential to produce conflicts
regarding development policy, as Town
officials have already witnessed with recent
projects.

Nevertheless, such conflicts are unnecessary.
Good design and planning can provide for
both jobs and environmental protection
where residents work together to find the
correct solutions. This can be encouraged by
ensuring that both groups are involved on
boards and committees responsible for the
Town's future. Inviting the County, the
State and other groups to Gilboa to do
regular planning educational sessions within
the Town is another useful technique for

helping to meld goals and objectives. It is
also one of the purposes of this
Comprehensive Plan.

* Survey results indicate residents want

practical and responsible land use regulation

Regulations with some consideration given
to specific issues such as cellular towers and
junkyards.

*  While planning and land use regulation are
occasionally perceived as negatives in rural
communities because they involve some
limits on private enterprise, proper planning
supports private enterprise by creating a
level playing field that accounts for the

externalities associated with land
development.
Like anything else, regulation can be

overdone and often is, but a responsible
Town government that uses its land use
planning laws to ensure that all players
operate by the same rules and limits those
regulations to the minimums required for
those purposes, enhances rather than
detracts from liberty. The Town of Gilboa
is evolving. Its needs may change over time
but the level of regulation that now exists is
generally appropriate. Notwithstanding this,
some updates of local laws, ordinances and
regulation are necessary to comply with
State law and ensure proper enforcement.

* Change is inevitable but is often resisted.
The Town can influence change positively if
it stays actively involved in issues. Benign
neglect, by contrast, will only lead to some
other entity controlling the Town's destiny.
Successful towns have embraced change and
molded it to fit their own particular
objectives. That should be an overriding
goal of Town government.

This Comprehensive Plan is intended to work off
these principles and set out a practical
framework for Gilboa to develop. Its success will
be measured in intangible qualities of life, growth
in economic opportunity for residents and the
fairness and efficacy of the Town's regulations.
Success will also be represented in the planning
ahead and capital budgeting for needed
community facilities and services.  Finally,
success will be reflected in keeping the costs of

along the lines of the Town's present government and taxes low, that being one of the
Homesite  Ordinance and  Subdivision best ways to achieve all of the above.
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2.0 Background Studies

2.1 Regional Location and History

2.1.1 Regional Setting

The Town of Gilboa is located at a latitude of
42.3973 degrees North and a longitude of
74.4462 degrees West (coordinates for the
hamlet of Gilboa Center) in the south central
portion of Schoharie County, north of Grand
Gorge, east of Stamford and south of
Middleburgh,  New  York. Adjoining
municipalities include the Towns of Roxbury and
Stamford in Delaware County, Prattsville in
Greene County and Jefferson, Blenheim, Fulton,
Broome and Conesville in Schoharie County.

NYS Route 30 and the Schoharie Creek bisect the
Town. Other prominent features include the
Schoharie Reservoir (part of the New York City
Water Supply System) and the New York State
Power Authority's Blenheim-Gilboa Pumped
Storage Project, which includes lower and upper
reservoirs. The Town consists of approximately
37,600 acres or 59 square miles of land. The
DOT Planimetric Map following provides details.

2.1.2 History

The Town of Gilboa was a part of the Blenheim
Patent and included "State Lands" confiscated
from Tories. It was first settled in 1764, by
Matthew and Jacob Dise, two settlers who joined
the British and fled to Canada during the
Revolution. Other settlers after the war included
Richard Stanley, Joseph Desilva, Benoni Frazer,
Cornelius Lane, John Breaster, Isaac Van Fort,
Daniel Conover and Jacob Homer. The first inn
was established in 1785 by Ruloff Voorhees.
Jonah Soper built the first tannery, in 1800.

The Town of Gilboa was officially created on
March 16, 1848 from portions of the Towns of
Blenheim and Broome. According the Historical
and Statistical Gazetteer of New York State, 1860
the hamlet of Gilboa then included 2 churches, a

contained a church and 20 dwellings. Broome

Center had a church and 15 dwellings.

The Town further developed over the years and
the hamlet of Gilboa was a lively community in
the 1920's when New York City constructed a
reservoir on the Schoharie Creek, displacing 350
residents as part of the planned development of
the Catskill region as an additional water source.
This began with construction of the Ashokan
Reservoir and Catskill Aqueduct, which were
completed in 1915. The Schoharie Reservoir and
Shandaken Tunnel were completed in 1928.

The taking of the land and removal of the
hamlet for the Schoharie Reservoir caused long-
lasting resentment that was aggravated in later
years by the imposition of watershed protection
regulations further extending City control over
the area. The City has, however, supported local
government from a fiscal standpoint, and
contributed directly to sewer system upgrades,
agricultural projects, economic development and
other watershed protection measures. The Town
is also a member of the Catskill Watershed
Corporation, which has served to help bridge the
differences between the City and local
government through cooperative projects.

Another more recent major project of historical
significance on the Schoharie Creek is the Power
Authority's Blenheim-Gilboa Pumped Storage
Power Project. Completed in 1973, it generates
more than one million kilowatts of electricity in
peak demand periods by drawing water from the
Creek and recycling it between two reservoirs,
one at the top of Brown Mountain, the other at
the bottom. The water is pumped to the upper
reservoir during non-peak periods and discharged
back to the lower reservoir during those peak
periods when additional electricity is needed.
The project is the largest employer in the area
with about 200 jobs involved.

The Town has a remarkably interesting history
that already serves as an economic asset in
generating tourism. The Gilboa Historical
Society was formed in 1997 to promote that

private seminary, cotton factory, gristmill, history and operates a small museum in the Old
tannery, and 566 inhabitants. South Gilboa Town Hall.
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2.2 Natural Features

2.2.1 Geology

The rolling hills of southern Schoharie County
represent the northern terminus of the foothills
of the Catskill Mountains. The higher elevations
of the County constitute the edges of the
Allegheny Plateau. The plateau was formed
from ancient deposits of the primordial lapetus
Ocean and the rivers that drained into the ocean
some half-billion years ago. The predominance
of sedimentary rock formed beneath the ocean
and lakes accounts for the conspicuously layered
look of the exposed bedrock and the regular
discovery of fossils discussed below.

Glacial events combined with subsequent
weathering and erosion formed the landscape
seen today. The Schoharie Creek and its
tributaries are the remmants of glacial Lake
Schoharie, which exposed rich bottom land soils
when receding ice shields released its waters some
12,000 years ago.

The Gilboa Forest, which is located within the
Town of Gilboa, is the oldest known fossil forest
in the world and it is submerged beneath the
Schoharie Reservoir. The forest was discovered
during the excavation of the reservoir. It dates
back nearly 385 million years to the Devonian
period.

The Devonian period is the geologic period that
extends 410 to 360 million years ago, when
forests and amphibians first appeared and fish
became abundant. This was approximately 100
million years before the Mesozoic Era. The
Gilboa Forest is one of the first forests to rise up
from the water lines of Earth’s ancient oceans.
Discoveries from the ancient forest include tree
stumps preserved in their original soils and some
of the world’s oldest insects and spiders.

2.2.2 Water Resources

Water resources of the Town of Gilboa are
depicted on the Topography, Wetlands, Water
Courses and Watersheds Map that follows. Most
of the Town of Gilboa drains into the Schoharie

Creek, which flows north into the Mohawk
River. The southernmost portion of Gilboa lies
within the Catskill/Delaware Watershed, which is
part of the New York City Water Supply System.

The Schoharie Creek has been dammed to create
the Schoharie Reservoir.  Water from the
Reservoir is removed from the area via the 18
mile long Shandaken Tunnel, which transports it
to the Esopus Creek and Ashokan Reservoir and
then eventually to the City through the Catskill
Aqueduct. This system of reservoirs and tunnels
is one of the largest in the world. It has a
combined storage capacity of 550 billion gallons
and supplies 2.34 billion gallons of water per day
to some 9 million urban residents. It does so
using a 6,000 mile grid of water mains, including
the massive underground aqueducts and tunnels.

Water quality within the Catskill/Delaware
watershed, including those portions of the Town
of Gilboa, is high. This is why New York City
has been able to avoid the filtering of its water
supply. However, relatively little of the Town
actually drains into the Reservoir. The bulk of it
empties into the Schoharie Creek below the dam.

The Town of Gilboa does not have a public water
supply or public sewers. Residents use on-site
septic systems for the removal of wastes; and,
they rely on private wells for their water supply.

Floodplains are depicted on the DOT Planimetric
Map with Floodplain that follows. The one
major area of floodplain lies along the Schoharie
Creek between the two reservoirs. This area has
flooded in recent years,. This lead to award of
government grants to relocate several of the
houses along Stryker Road, the road itself and a
church out of the floodplain. These relocations
have left some wusable recreation land for
potential Town use along Old Stryker Road.

Wetland areas are relatively limited within the
Town of Gilboa. The Topography, Wetlands,
Water Courses and Watersheds Map indicates
their locations. Generally, the Department of
Environmental Conservation mapped Wetlands
are scattered about the South Gilboa Station area
and the east-central portion of the Town.
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2.2.3 Topography and Soils

The topography of Gilboa is one of its most
striking features. Steep slopes and sheer grades as
severe as 70% to 90% (100% being vertical)
arise from rolling hillsides. As shown on the
corresponding Slope Map, the most severely
sloped area is primarily located along Gilboa’s
western boundary with the Town of Blenheim.
This steep area runs throughout the center of
Gilboa along the Schoharie Creek and around the
reservoir.

Other steep areas are located along County Road
13 in the westerly area of the Town, and in
northern and eastern areas extending into the
Town of Broome. That being said, nearly 23%
of the Town is characterized as moderately
sloped hillsides (11% to 20%) and slightly more
than 70% of the Town is comprised of having
flat to easy grades (0% - 10%).

Settlement has historically occurred in nearly
level lowlands, adjacent to agricultural fields and
the easiest routes of commerce and transport. In
more recent history; however, road building and
residential development has begun to reach into
more challenging terrain. Many of Gilboa’s
hillsides have slopes that are categorically
“steep” or greater than 10% grade. Below are
conventional standards for land use according to
the grade of slope:

Standards for Grading

1%  Minimum for drainage on paved/planted areas
2%  Minimum at building perimeter

2%  Minimum for drainage swales and ditches
10% Maximum for drainage swales and ditches
25% Maximum for mown grass areas

60% Maximum grade for unmowed planted banks

When excavating or building on lots with
significant slope, consideration must be given not
only to possibilities of runoff and erosion; but,
also to accessibility of those areas for public
safety and utility company vehicles. Further, the
dramatic vistas associated with the local

landscape add to the appeal of the area as a
tourist attraction. Major changes in hillside areas
could have negative impacts upon scenic
amenities that are valued by these visitors and
the community itself.

The Schoharie County Soils Map that follows,
indicates the Town of Gilboa includes three of
the County’s 10 major soil associations. These
soil associations constitute descriptions of the
landscape based on the distinctive proportional
patterns of soil types. Each contains a matrix of
minor soil types.

Soils data allows for an understanding of how
individual land areas will perform under differing
uses. The primary considerations for agricultural
use are drainage, contour and fertility. Drainage
and contour are also issues for developed uses.
Additional  concerns  include  percolation,
proximity to flood plains and support of wildlife
habitats. The presence of wetlands may also be
inferred from soil types. The following are
descriptions of the three soil associations found
in the Town of Gilboa:

Oquaga-Culvers-Morris Association

Reddish, moderately deep and deep, nearly
level to steep, well-drained to somewhat
poorly drained, strongly acid soils of the
uplands.

This association consists of well-drained to
somewhat poorly drained, nearly level to steep
soils in two fairly large areas in the northern
portions of Gilboa. A typical landscape consists
of steep hillsides and a series of flat-topped ridges
and benches more than 2,000 feet above sea
level. The hillsides and benches are cut by steep
valleys. The soils in this association are deep
and moderately deep but have a dense hard layer,
called a fragipan, at varying depths of 12 to 24
inches, that impedes drainage.

The Oquaga soils which comprise 45 percent of
this association are moderately deep, well drained
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medium textures, and stony. They are found on
ridge-tops and steep hillsides. The Culvers soils
comprise 25 percent of this association and they
are deep, well drained, medium textures, and
stony. They are found on hillsides and glacial
till. The Morris soils comprise about 25 percent
and are somewhat poorly drained, medium
textured, and stony. They are found on the
lower portion of hillsides and glacial till. Minor
soils comprise the remaining 5 percent of this
association.

Most steep areas of this association have never
been cleared for cultivation. Some areas of the
deeper, better soils are used for dairy farming.
Other areas are used for summer homes,
recreation or other non-farm purposes. The
growing season at this elevation is fairly short.
For good growth of crops, large additions of lime
and fertilizer are needed. Because of these
limitation, these soils are less desirable for most
farm enterprises than soils in lower position.

Lordstown-Mardin Association

Yellowish-brown, moderately deep to deep,
nearly level to steep, well drained to
moderately well drained, strongly acidic
soils of the uplands.

The Lordstown-Mardin Association is located in
the southern portions of the Town of Gilboa.
The landscape of these soils is characterized by a
series of flat-topped ridges cut by shallow
drainage ways and a network of small, steep-sided
streams. The "stairstep" shape of the exposed
bedrock is a common characteristic. The soils in
this association are mostly moderately deep,
sometimes with a fragipan.

The Lordstown soil component, which makes up
about 50% of the association, is moderately
deep, well drained, and medium-textured;
commonly, it is the stony mix on steep hillsides.
The Mardin soil component, about 30%, is deep,
moderately or well-drained, and medium textured;
they are in rolling, sometimes very stony

landforms with long, smooth, gentle to steep
slopes. These soils have a very dense fragipan at
a depth of about 2-feet that slows permeability.
The remaining soil components are medium
textured or stony and moderately drained

Much of the Lordstown-Mardin Association is
too stony and flaggy for cultivation and may be
shallow to bedrock with a poor water regime.
Because of this, agriculture on these soils has
been largely limited to dairy grazing. In recent
times, this use has diminished and the lands are
frequently left idle, reforested or subdivided for
residential development.

Schoharie Association

Deep, nearly level to steep, mainly
moderately well-drained soils of ancient
lake beds.

This association surrounds the Schoharie Creek
and Schoharie Reservoir.  These soils were
formed from the sediments of glacial Lake
Schoharie. They are characteristically reddish
calcareous clay and silt. The Schoharie soils,
which are about 60% of this association, are
deep, moderately well-drained and moderately
fine-textured with a clay-like subsoil.

The other minor components of the Schoharie
association are formed of generally the same
materials but are not as well-drained. They
include gravelly till and outwash of fans, deltas,
and small islands in creeks and streams. While
not well suited for crop cultivation they have
been used for producing hay and forage and as
pasture to support livestock on the bottom land
farms.

These soils are among those in the Town of
Gilboa that are most prone to erosion. They are
generally too wet to work in the early spring, and
too dry and hard later in the season. For
nonagricultural use, low permeability, erosion,
and proximity to flood areas are the primary
concerns.
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2.2.4 Vegetation and Wildlife

The Town is for the most part heavily wooded,
as it was when the region was first settled. The
wide variety of deciduous hardwood trees is both
an economical and recreational asset. It is part
of what makes the area especially attractive,
particularly during the fall season. Hunting and
fishing are very popular due to the abundance of
fish, game and the wooded environment. These
characteristics have also attracted a large number
of second homes.

Timbering is a traditional economic activity that
needs to be promoted and protected, provided
best management practices are applied. The

Town 1is home to a number of firewood
producers, portable sawmills and similar
enterprises. Some 76% of respondents to the

community survey during preparation of this
Plan stated that a thriving timber industry was
either "somewhat important" or "important," an
indication of its role in the local economy.

There is a strong need to create economic
incentives for land to remain under sustained
forestry management programs. The New York
State § 480-a program offers landowners forestry
tax  benefits. Unfortunately, because the
remaining taxpayers have to pick up the costs of
any tax benefits given to woodlot owners, the
burden of this program has been squarely upon
municipalities, and this has not allowed many
communities to promote the program.
Amendments to this legislation are needed to
spread the burden Statewide in the manner of the
Farmer's School Tax Refund so that all taxpayers
who benefit from the open space preserved can
help to pay the costs.

2.3 Existing Land Use

An Existing Land Use Map of the Town of
Gilboa follows. It is assembled from assessment
information gathered by the Office of Real
Property Services for Schoharie County. It is
important to note that the data gives only a
general description of the land use in the Town
of Gilboa. A single family home on 100 acres,
not being used for any other particular purpose,

results in the entire tract being classified as
residential.

The Existing Land Use Map illustrates the uses
comprising the Town of Gilboa. For the purpose
of this discussion, uses have been grouped into
the following categories, each of which are
discussed in detail below; Residential, Vacant,
Agriculture and Forestry, Public, Recreational,
Industrial, Commercial and Miscellaneous.

Table 2-1
Existing Land Use, 2003
Land Use Acres %
Residential, Single-Family 9,103 24.2%
Residential, Mobile 2,192 5.8%
Residential, Seasonal 1,933 5.1%
Residential, Other 722 1.9%
Residential Sub-total 13,949 37.1%
Vacant 10,619 28.2%
Agriculture and Forestry 9,773 26.0%
Public 1,115 3.0%
Recreational 550 1.5%
Industrial 68 0.2%
Commercial 29 0.1%
Miscellaneous 1,520 4.0%
TOTAL 37,622 100.0%

RESIDENTIAL: Residential property accounts
for the largest land use category in Gilboa with
13,949 acres or 37% of total land area.
Residential uses include single-family homes,
duplexes,  multi-family =~ homes, multiple
residences, mobile homes, mobile home parks,
and seasonal dwelling units.

Single-family homes represent approximately
65% of the acreage for this use, while duplexes
and multi-family homes are responsible for less
than 1% of the residential acreage in the Town.
Mobile homes and mobile home parks are the
second largest residential land use at 16%.

VACANT: Vacant lands in Gilboa total
approximately 10,619 acres or 28% of the
Town’s total area. Vacant land is the second
largest land use category depicted on the Existing
Land Use Map. Comparing this map with the
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USGS Topographic Map following reveals that,
although the steeper areas of the Town are
undeveloped, the majority of vacant land is
located in areas with gentle slopes and rolling
hillsides and suitable for development.

AGRICULTURE AND FORESTRY: Agricultural
and forestry land use represents the third largest
land use in Gilboa, at 9,773 acres or 26% of the
total. For the purposes of this study, the
category is comprised of field crops, livestock
products, forest lands and vacant agricultural
lands. Field crops represent 39% of the
agricultural acreage and livestock products
comprise 36% of the total.

PUBLIC: The public land category is comprised
of the public, educational and governmental land
uses depicted on the Existing Land Use Map.
This land use comprises about 1,115 acres or 3%
of the Town of Gilboa’s total land area.

RECREATIONAL: Recreational land includes
550 acres or 1.5% of Gilboa's total land area.
Included are camp resort and camping properties
along with similar uses.

INDUSTRIAL: Industrial land uses comprise
only 68 acres or 0.2% of the Town's total land
area. The lack of industry represents an
imbalance in the Town’s tax base and a potential
need for additional economic opportunities.

COMMERCIAL: Commercial uses are an even
smaller portion of the Town at only 29 acres or
0.1% of the total. The lack of local commercial
services forces residents to drive elsewhere for
them.

Although Grand Gorge is relatively convenient,
those businesses do nothing for the Town's tax
base. The amount of commercial land may
shrink further if, as possible, the City acquires
the Ron-de-voo Restaurant

MISCELLANEOUS: The miscellaneous land use
category is comprised of land owned by the New
York State Power Authority, cemeteries and
religious use properties. It represents 4% of the
Town’s total area or approximately 1,520 acres.

2.4 Population and Economic Base

2.4.1 Population Trends

The following table illustrates the growth of
Gilboa compared to Schoharie County and the
State:

Table 2-2
Population Changes, 1990 - 2000

New York Schoharie Town of
Year State County Gilboa
1990 17,990,778 31,840 1,207
2000 18,976,457 31,582 1,215
Change 985,679 (258) 8
% Change 5.5% -0.8% 0.7%
Persons Per
Square Mile 402 51 21

Based on the Census Burecau data for 2000, the
Town of Gilboa grew by a modest 0.7% between
1990 and 2000. New York State as a whole grew
by 5.5% during this same period with much of
that growth occurring in the Metropolitan New
York City area. Schoharie County experienced a
decrease in population of -0.8% between 1990
and 2000, so the Town’s increase is a positive
sign in comparison.

The causes of growth within the Town of Gilboa
are related to a number of factors. One of those
is the steady growth in the number of second
homes. The increase in second home ownership
throughout the 1990's (see Section 2.6.1), has led
to large numbers of second home conversions to
permanent residences, the number of owner-
occupied housing units having risen by 37 or
9.5% despite the low level of population
increase.

The increases in second home ownership over
the past two decades will likely lead to steady,
though modest, growth in the Town’s population
over the next decade. This will occur as second
homeowners choose to make the Town of Gilboa
their permanent residence for retirement or
other purposes.
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2.4.2 Age of Household Members

The Town of Gilboa’s population by age group
differs slightly from that of Schoharie County.
Those persons 19 years or younger comprised
25% of the Town of Gilboa compared to 28.9%
for Schoharie County in the 2000 Census. For
those persons 65 years of age or older, 16.5%
live in the Town compared to 14.9% in the
County.

Table 2-3

Population by Age, 2000

Year Gilboa Y% County %
Under 5 years 71 5.8% 1,757 5.6%
5 to 9 years 55 4.5% 2,075 6.6%
10 to 14 years 91 7.5% 2,262 7.2%
15 to 19 years 88 7.2% 3,014 9.5%
20 to 24 years 45 3.7% 1,794 5.7%
25 to 34 years 113 9.3% 3,480 11.0%
35 to 44 years 188 15.5% 4,800 15.2%
45 to 54 years 219 18.0% 4.608 14.6%
55 to 59 years 76 6.3% 1,724 5.5%
60 to 64 years 68 5.6% 1.371 4.3%
65 to 74 years 125 10.3%  2.485 7.9%
75 to 84 years 55 4.5% 1,625 5.1%
85 yearst 21 1.7% 587 1.9%
TOTAL 1,215 100% 31,582 100%

The largest age cohort, those persons 45-54
years of age, accounted for 18% of Gilboa’s
residents, but only 14.6% of the County’s. The
65-74 age cohort, accounted for 10.3% of Town
residents, compared to only 7.9% for the
County, indicating a somewhat more dependent
population in regard to care of the elderly within
the Town versus the County.

2.4.3 Population by Sex

The female gender is a slight majority of the
population in the Town of Gilboa with 51.4%
(624 persons) as compared to 48.6% (591
persons) for males in 2000. Overall, the Town’s
proportion of female versus male residents is
very similar to that for New York State (51.8%
female and 48.2% male).

Generally
females is

speaking, the
greater than

life expectancy of
that of males.

Nonetheless, of the 201 Gilboa residents over the
age of 65 in 2000, some 51.7% were male.

2.4.4 Years of Education

The 2000 Census indicated that 703 persons or
78.5% of the population age 25 years or more
had a high school diploma. In 1990, only 68.4%
of Town residents had a high school diploma, so
there have been major gains during the 1990's.
In New York State, by comparison, 79.1% of the
population age 25 years or more had a high
school diploma in 2000.

Some 20.8% of Town residents possessed a
college degree (Associate or higher), compared to
27.8% for the County and 34.6% for the State.
These numbers may be influenced by SUNY-
Cobleskill employees and students in County
data. Only 18.7% of Town residents 25 or more
years old possessed a college degree in 1990.

Table 2-4
Education Levels, 2000

Town of Town  County
Education Level Gilboa % %
< 12 Yrs Education 192 21.5% 18.4%
12+ Years 517 57.8% 53.8%
2+ Years College 62 6.9% 10.5%
4+ Years College 124 13.9% 17.3%
TOTAL 895 100% 100%

Source: U.S. Census - 2000, Persons 25+ Years Old

Overall, trends in educational attainment in the
Town are positive and more in keeping with the
County average than they were in 1990. This
trend will likely continue during the next decade.

2.4.5 Incomes

Data gathered during the 2000 Census indicates
per capita income for the Town of Gilboa was, at
$18,561, significantly higher than that of the
County as a whole ($17,778). Per capita income
Statewide, nevertheless, was $23,389, indicating
the great need for economic development within
the Town, County and Catskill region.
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Table 2-5
Incomes, 1990 - 2000

Gilboa Gilboa NY

Incomes 1990*% 2000 County State
Per_Capita $17,.214 $18.561 $17,778 $23.389
Gain 90-00 $1,347 $2,600 $1,289
% Gain 7.8% 17.1% 5.8%
Median Household $34.,231 $35,156 $36.585 $43.393
Gain 90-00 $925 $1,660 -$757
% Gain 2.7% 4.8% -1.7%
Median Family $34.989 $38.214 $43.118 $51,691
Gain 90-00 $3,225 $2.651 -$1,534
% Gain 9.2% 6.6% -2.9%

* Adjusted for inflation to 2000 dollars.

It is interesting, also, that median family income
in the Town was, at $38,214, much lower than
the County figure of $43,118. Additionally, the
Town median household income was, at $35,156,
also somewhat lower than the County median of
$36,585. One explanation for the discrepancy
is the higher percentage of households in the
Town with Social Security income, some 42.4%
versus 32.6% for the County.

The single most important fact with respect to
incomes is that both the Town and County are
economically gaining on the State as a whole in
every category. There are still gaps that need to
be addressed but they are closing relatively fast.
This would be very positive news except that the
State is falling behind more than the Town and
County are gaining. This is especially true in the
median family income category, where New
York actually lost 2.9% while the nation was
gaining 6.1%. Both Gilboa and Schoharie were
able to beat the national average.

2.4.6 Employment Status

The Town of Gilboa had a workforce of 481
employed persons over 16 years of age in 2000,
of which 227 or 47.1% were female. This
proportion was comparable to New York State
and Schoharie County averages. The total
number of employed persons in Gilboa in 2000
was, however, lower than in 1990, when 507
persons composed the Town’s labor force.

The Town also experienced a slight shift in
private industry versus government employment
between 1990 and 2000. The percentage of
government workers increased from 21.9% in
1990 to 26.2% in 2000. This compares to a
Statewide average of only 17% of employees.

Table 2-6
Workers by Job Class, 2000

Class 1990 % 2000 %
Private wage/salary 325 64.1% 302 62.8%
Self-employed 71 14.0% 46 9.6%
Unpaid family - 0.0% 7 1.5%
Total Private 396 78.1% 355 73.8%
Government 111 21.9% 126 26.2%
TOTAL 507 100% 481 100%

Over time, such a continued shift in employment
from private industry to government will place a
major burden on the local tax base to support
municipal and State government. There is a
major need for more private industry jobs in both
the Town and region.

2.4.7 Employment by Industry

Table 2-7 provides a breakdown of the employed
Town population aged 16 years or more in 2000
by industry. The largest single industry in which
Town residents are employed is educational,
health and social services, comprising 22.9% or
nearly a quarter of the employment base in the
Town. Many of these are the government
employees discussed above.

Those persons involved in transportation,
warehousing or utilities made up another 12.1%
of the local labor force. Retail trade at 10.8%,
construction at 10.2% and manufacturing at
8.3% rounded out the 2000 employment base of
the Town of Gilboa. Together, the top five
industries comprised 41.4% of jobs held by Town
residents.

Other industries employing residents included:
finance, insurance and real estate (7.9%); public
administration services (5.6%); and professional,
management and administrative (5.2%).
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The agricultural sector employed only 4.6% of
the Town labor force. This was a decrease from
1990 when that industry employed 8.3% of
employed persons. Those employed in the arts
increased from 2.3% in 1990 to 4.2% in 2000,
reflecting the migration of metropolitan area
employees to the Town as permanent residents.

The data indicates that 162 or 34% of Town
residents were employed in management,
professional or related occupations. An
additional 90 persons, or 19%, were employed in
sales and office occupations, confirming the
importance of service industry jobs.

2.4.8 Travel to Work

Data on employment by occupation from the
2000 Census is summarized in Table 2-8.

Table 2-8
Employment by Occupation, 2000

16+
Years

Occupation Employed %

Management, professional 162 33.7%
Sales, office 90 18.7%
Service 80 16.6%
Construction, mining, maintenance 77 16.0%
Production, transportation 63  13.1%
Farming, forestry 9 1.9%
TOTAL 481 100%

Source: U.S. Census, 2000

Some 18 persons, or 3.8% of workers 16 years
]Tzable 12’7 ¢ by Industrv. 2000 and over, within the Town of Gilboa, worked
mployment by Incustry, from home in 2000. This was somewhat less
than the County, which has a rate more typical
16+ of rural areas. Commute time was slightly
Years higher, reflecting the relative isolation of the
Industry Employed % Town.
Educational, health, social services 110 22.9%
Transport, warehousing, utilities 58 12.1%
Retail trade 52 10.8%
Construction 49 10.2% Table 2-9
Manufacturing 40 __8.3% Travel to Work, 2000
Finance, insurance, real estate 38 7.9%
Public_administration 27 5.6%
Professional, management, admin. 25 5.2% Mean % %
Ag, forestry, fish/hunting, mining 22 4~6Z/° Travel Time Worked Public
Eeaton b ol ——30 33 || Gugrphy o Work _atHome_Transi
Other services 16 3.3% Town of Gilboa 32.5 Minutes 3.8% 3.6%
Information 7 T.5% Schoharie County 28.5 Minutes 4.3% 1.2%
"TOTAL 481 100% New York State 31.7 Minutes 3.0% 24.4%
United States 25.5 Minutes 3.3% 4.7%
Source: U.S. Census, 2000 Source: U.S. Census, 2000

Interestingly, Town of Gilboa residents used
public transportation at a much higher rate than
County residents as a whole in 2000, with 3.6%
having used that mode in the Town, compared to
1.2% Countywide. This is probably due to the
rural public transportation system that the
County operates along Route 30.

2.5 Housing

2.5.1 Housing Stock

The 2000 U.S. Census indicated that the Town
of Gilboa had 992 housing units, of which 478
were occupied. Some 425 of these units were
owner occupied and 53 were renter occupied.
There was a total increase of 138 housing units
between 1990 and 2000. This 16.1% gain, while
the population grew by less than 1% illustrates
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the growing importance of second homes in the
Town. There were 514 vacant housing units in
the Town in 2000, of which 471 or 91.6% were
second homes. This compared to 404 vacant
housing units in 1990, of which 341 or 84.4%
were second homes. Not only did second homes
grow in number between 1990 and 2000, but they
now make up a greater percentage of housing
units in the Town, almost equaling the number of
primary residences. As these second homes
convert to primary residences, the Town’s
population base will grow.

Figure 2-1
Gilboa Housing Growth
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Figure 2-1 above provides a breakdown of
housing growth in the Town of Gilboa from 1990
to 2000. While the number of permanent units
(including vacant homes for sale or rent) has
increased slightly, there has been a major
increase in the number of second homes. Vacant
units, other than second homes, decreased from
63 to 43 in number.

As of 2000, second homes comprised 47.5% of

the housing stock in Gilboa, up from 39.9% in
1990. Short-term, this is a positive trend since
there are a greater number of tax payers who do
not place as much demand on services,
particularly in regards to public schools. Over
time, however, as these homes become primary
residences, there is the potential for major
impacts on local services, as second home
owners, who once paid taxes without demanding
much in services, become part of the services
consuming local population. These impacts are
likely to be gradual but the cumulative impact
with respect to schools could be quite large.

Given the prospect that many of these second
homes will be converted to future primary
residences, it is imperative that such homes be
constructed in a manner that ensure they are
properly equipped for later conversion to
primary residences. Proper heating, insulation
and provision of adequate water & sewer/septic
to accommodate year-round living could be
required of all second homes.

It is equally important that the Town anticipate
the future conversions to first homes in its
budgeting and planning. Keeping the costs of
government low now while second home revenue
is coming in will help tremendously in preserving
the tax capacity required in the future to support
needed services.

2.5.2 Number of Persons per Household

The number of people living in each household
was 2.54 persons in 2000. This was slightly
higher than the County average of 2.49 persons
but less than the New York average of 2.61
persons per household. These numbers are all
low and probably close to bottoming out.

When this happens, the impact on population
growth can be large. Growth in households is
then no longer absorbed by declines in household
sizes. If the household size had stayed at the
2.68 persons it was in 1990, the 28 new occupied
units gained would added 75 persons to Gilboa's
population. As it was, only 8 individuals were
added, but the impact on schools and services can
be great if household sizes stop declining.
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2.5.3 Housing Values

The 2000 Census revealed a median housing
value of $85,600 for the Town of Gilboa, which
was higher than the County average of $82,500.
Growth in the second home market, coupled with
new housing construction appears to be
increasing values as a whole in the Town.
Nonetheless, these numbers are very low
compared to the Statewide median of $148,700.
Nationally, the figure was $119,600.

These low values also reflect the discounted cost
of Upstate New York's relatively high taxes.
However, within New York State, the area
represents a good housing value, a fact that is
likely to encourage more in-migration of New
York metropolitan area residents seeking such
value.

2.5.4 Housing Type
Single-family homes accounted for 822 units or

82.5% of the Town of Gilboa's housing stock in
2000, according to the U.S. Census.

Figure 2-2
Housing Types, 2000
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Manufactured homes accounted for 149 units or
15.0% of the housing units in the Town, fairly
close to the County figure of 14.3%. Both have
much higher proportions of manufactured homes
than the State or U.S. because the latter include
large urban areas where such housing is not
typical. Multi-family housing, by contrast, is
much more typical in those areas, and even in
Schoharie County where it accounts for 16.5% of
the housing stock, but represents 2.5% of
Gilboa's units. Multi-family housing is a majority
of the stock Statewide and is about a third of the
national stock.

2.5.5 Contract Rents

Town of Gilboa rents were relatively low in
2000, the median being only $525. The median
rent Countywide was slightly lower at $506.

2.5.6 Owner vs. Renter Occupancy

Between 1990 and 2000, the percentage of
owner occupied units in the Town increased
slightly from 87.3% of all occupied units to
88.9% in 2000. Countywide, only 75.3% of the
housing units were owner occupied. These
numbers are still significantly higher than the
State average where only 53% of all occupied
housing units were owner occupied.

2.5.7 Housing Needs

The Town needs to ensure its land use regulations
do not unnecessarily raise the cost of moderate
income housing by requiring excessive lot sizes or
adding too many regulatory costs.

There is also a need to upgrade the quality of
specified existing housing. Some 22.5% of 2000
Census surveyed owner-occupied housing stock
was valued at less than $50,000. Overcrowded
units (more than 1 person per room) accounted
for 2.3% of the total housing stock, while units
without complete plumbing facilities represented
1.2% of all units. Also, 43.5% of surveyed
renters and 19.9% of homeowners paid out more
than 30% of their income as gross rent or
monthly owner housing costs, suggested much of
the stock is not truly affordable to residents.
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3.0 Goals and Objectives

The following are the goals and objectives on
which this Plan is based:

Goal 3.1

Use positive incentive-based programs
to guide land use development.

3.1.1 Preserve and respect the rights to use of
private property by limiting land use regulations
to those essential to the health, safety and
welfare of the community.

3.1.2 Update and employ the Town's Homesite
Ordinance as a form of Site Plan Review, as well
as its Subdivision Regulations, in ways that allow
the Town to develop in a traditional mixed-use
fashion, with regulations directed more toward
the quality of development than the location.

3.1.3 Incorporate as much flexibility as
possible into land use standards to fit individual
development circumstances and offer bonuses for
developers who provide additional open spaces,

protect important environmental features or
otherwise contribute to quality forms of
development.

3.1.4 Encourage home occupations and limit
oversight to those features having a direct
bearing upon adjacent land uses (e.g. noise,
lighting, outdoor storage).

Goal 3.2

Provide for the orderly future growth
and development of the Town of Gilboa.

3.2.1 Update the Town of Gilboa Subdivision
Regulations to encourage the use of subdivision
and land development techniques that preserve
the valuable open space and working landscapes
of the Town.

3.2.2 Establish performance standards for steep
slopes and other areas of the Town with natural
resource limitations.

3.2.3 Address the need for affordable housing
by maintaining reasonable minimum lot sizes in
Town land development regulations.

3.2.4 Ensure a high quality housing stock at
various price ranges by allowing for
Manufactured Homes, but regulating their
placement under the Town of Gilboa Homesite
Ordinance.

Goal 3.3

Secure safety from fire, flood and other
danger.

3.3.1 Maintain firefighting equipment needed
to ensure the proper capacities of the local fire
companies to address emergencies and institute
volunteer recruitment incentives.

3.3.2 Use the Town's Floodplain Damage
Prevention Law as a tool to steer development
away from dangerous flood locations.

Goal 3.4

Preserve the character of existing rural
highways and promote safe, efficient
and uncongested circulation of traffic.

3.4.1 Require, wherever possible, the use of
joint highway accesses on Town, County and
State roads to minimize the number of potential
traffic conflicts.

3.4.2 Reduce speeds on designated roads
possessing specific hazards (e.g. South Gilboa
Road, Wykoff Road).

3.4.3 When reviewing site plans, require new
roads to be designed to preserve natural
topography and tree cover, minimize cuts and
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fills and preserve important views.

3.4.4 Require developers to provide for walking
as well as vehicular connections to adjacent land
uses and open spaces.

3.4.5 Where practical, scale street widths and
alignments to neighborhood size (typically 18
feet width) while meeting minimum standards for
safety and maintenance.

3.4.6 Require land developers to mitigate
existing traffic safety issues, wherever possible,
with offsite improvements.

3.4.7 Incorporate Town highway specifications
into a Town Road Law establishing legal
requirements for highway dedications.

Goal 3.5

Protect the quality of surface and
groundwater supplies, maintain high
quality physical environments and
preserve wildlife habitats.

3.5.1 Incorporate stormwater management and
erosion control planning requirements in both
site plan and subdivision reviews so as to reduce
phosphorous loads to streams.

3.5.2 Encourage conservation  subdivision
designs where lots are clustered to provide open
space buffers that can trap stormwater run-off.

3.5.3 Incorporate the highly ranked objectives
from the community opinion survey completed
as part of this planning project (see Section 1.0
and Appendix A) into the Town of Gilboa's
Homesite Ordinance as performance criteria for
site plan review. These pertain to; a) protection
of air quality, b) drinking water quality, ¢) wildlife
habitat, d) scenic vistas, €) stream water quality,
f) mature forests, g) farmland and h) stream
corridors.

3.5.4 Update and aggressively enforce the
Town's junkyard and dumping regulations.

Goal 3.6

Promote the economic development of
the Town of Gilboa to improve incomes,
create new business and employment
opportunities and raise the standard of
living within the community.

3.6.1 Develop scenic biking, driving and hiking
tours through the Town along with
accompanying brochures and other promotional
devices (e.g., an internet website) to take
advantage of Gilboa's agricultural, architectural,
natural and historic assets.

3.6.2 Seek out State and and local Historical
Society and other assistance in identifying
buildings of historical significance in throughout
the Town for purposes of recognition in
promotional materials, inclusion in scenic drives
or walking tours, signage (where appropriate) and
securing of funding assistance and tax credits for
restoration on a strictly voluntary basis where
such designations will not adversely impact
economic development opportunities.

3.6.3 Encourage, through the use of Catskill
Watershed Corporation (CWC) and other
incentive programs, the development of natural
resource based industries such as small secondary
wood processing operations that can utilize the
Town's extensive forest resources.

3.6.4 Allow for the continued growth of the
community in support of the Town of Gilboa's
construction industry, which is a large employer
and major occupation.

3.6.5 Encourage the development of
convenience shopping opportunities and niche
service businesses in the Town by allowing for
such uses under the Town's land subdivision and
site plan review regulations.

3.6.6 FErect community welcoming signs at
major entrances into the Town of Gilboa with
links to individual Town businesses.
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Goal 3.7

Encourage the retention and further
development of the Town of Gilboa's
agriculture and forestry sector to
improve farm incomes and maintain
the working landscapes that define the
Town's character.

3.7.1 Encourage the use of the New York State
Agricultural District program within the Town as
a means of offering farmers additional protection
of their rights to farm, complementing local
legislation.

3.7.2 Arrange for training of Town officials on
agricultural planning issues through Cornell
Cooperative Extension of Schoharie County and
the Schoharie County  Planning and
Development Department.

3.7.3 Work with landowners, the Schoharie
County Agricultural and Farmland Protection
Board, the Watershed Agricultural Council, the
Schoharie Land Trust, the New York State
Department of Agriculture and Markets and
others to promote agricultural conservation
easements as a public/private tool to preserve
valuable farmland. Some of this has been done.

3.7.4 Expand farm-based tourism by soliciting
and encouraging farm stands and associated
promotions (e.g., corn mazes, animal petting and
feeding) that can be cross-promoted with scenic
driving tours.

3.7.5 Actively promote the Town of Gilboa as
a location for new farm and agri-business
enterprises by working with the Chamber of
Commerce and others.

3.7.6 Promote the horse industry as a vehicle
for keeping farmland in productive use,
increasing agricultural tourism and maintaining a
core of agricultural support industries such as feed
mills. (The Town's proximity to Albany and
New York City makes it ideal for this purpose

and there are already local "drives" and other
events that could be easily steered toward Gilboa
with some incentives. The Catskill Rail Trail
may offer similar opportunities.)

Goal 3.8

Provide for the recreation needs of a
population expected to grow in future
years with second home conversions to
permanent residences.

3.8.1 Work with the Catskill Revitalization
organization to grade the Catskill Scenic Trail
facilities in the Town of Gilboa by adding parking
and signage at the South Gilboa Station or other
appropriate locations (e.g. Forks in the Road
Schoolhouse site).

3.8.2 Develop a long range park and recreation
plan for the Town of Gilboa property on Old
Stryker Road, or other suitable location, giving
attention to the need for passive recreation
facilities such as a community pavilion.

3.8.3 Create trail links to the historic Long
Path, which begins at the George Washington
Bridge and runs through the Town of Gilboa.

3.8.4 Work with the New York City
Department of Environmental Protection to
open up local recreational use of the Schoharie
Reservoir and associated City properties.
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4.0 Plans

4.1 Land Use

4.1.1 Existing Land Use Regulations

There are both Land Subdivision Regulations and
a Homesite Ordinance now in effect in the Town
of Gilboa that serve to guide development.
There are also New York City Water Supply
Watershed Regulations in effect. The details of
these regulations as they impact upon future land
use are as follows:

SUBDIVISION REGULATIONS

The Town Board authorized its Planning Board
to regulate land subdivisions by resolution of
September 6, 1988. The Planning Board
subsequently prepared Subdivision Regulations,
pursuant to Article 16 of the Town Law, that
were approved by the Town Board on May 1,
1989. The regulations include very few design
standards but do require a minimum of 200 feet
frontage and a lot depth of no more than four
times lot width for all lots.

The following are several other observations
regarding the Town of Gilboa Subdivision
Regulations:

* The regulations no longer comply with the
provisions of New York State Town Law
pertaining to land subdivision procedures and
State Environmental Quality Review Act
(SEQRA) coordination. Processing schedules
do not match.

* A '"lot improvement" exemption for lot
combinations, boundary line adjustments and
natural subdivisions already divided by roads,
would be useful in streamlining the
regulations. Similar techniques are used by
many other towns to reduce the compliance
burden and resulting costs of housing in such
innocuous situations.

e A more detailed table of contents would be
useful in navigating the regulations.

Design standards are generally inadequate.
Stormwater  management needs more
attention, for instance. There could be a
general requirement that post-development
run-off  not exceed  predevelopment
conditions.

Stream buffers and provisions to encourage
conservation subdivisions (where lots are
clustered to preserve open space buffers)
could also be considered.

There are no standards for soils testing for
subsurface sewage treatment capacity. There
are no cross-references, also, to State
Department of Health or New York City
Watershed regulations.

Standards are missing for common open
space and recreational facilities in larger
subdivisions. There are also no requirements
regarding management of common facilities
or the operation of homeowner associations.
This is becoming a much more important
issue as the Town is beginning to get more
attention from larger land developers.

The street design standards and general
approach to regulating street construction
need to be reevaluated.  Currently, the
Subdivision Regulations state that "access to
private streets shall be deemed acceptable
only if such streets are designed and
improved in accordance  with these
regulations." Another provision, however,
states that "all streets must meet the present
specifications of the Town of Gilboa highway
regulations."

Those specifications regulate dedications of
streets to the Town. Therefore, all
subdividers are effectively required to put
their streets into dedication ready condition
before approval, giving the subdivider every
incentive to dedicate sooner rather than
later. This is a not a good policy unless the
Town wants the roads. Standards for private
streets are needed, along with a separate local
law establishing higher standards for road
takeovers by the Town.
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HOMESITE ORDINANCE

The Town enacted a Homesite Ordinance on
February 1, 1982. It replaced a Trailer
Ordinance from 1968. The Homesite Ordinance
includes not only manufactured or mobile home
regulations, but also standards with respect to
campgrounds and individual homesites of any
type. It includes regulations regarding building
setbacks, driveways, sewage systems and water
supplies for all homesites. It does not regulate
commercial activities other than campgrounds
and manufactured home parks.

While many New York municipalities regulate
manufactured homes and campgrounds under the
authority of the Town Law, this Ordinance is
somewhat unusual in applying to all homesites.
It is, nonetheless, similar to ordinances found in
several other Schoharie County communities.

The following are several observations regarding
the Homesite Ordinance:

» Parts of the Homesite Ordinance are clearly
authorized by the New York State's Town
Law. Section 130.21, for instance, explicitly
allows for all the manufactured home and
campground regulations involved. Because
the Ordinance does not regulate where these
uses may take place there is no conflict with
other provisions of Town Law.

The regulation of driveways is likewise
authorized by Town Law Section 130.7a and
sewer and water supply by Section 130.2.
The building setbacks may be authorized by
Section 130.25, but this is less clear, as
Section 261 of the Town Law indicates the
size of yards is properly regulated under a
zoning ordinance or law. Case law supports
the latter position.

Notwithstanding this potential conflict, the
regulation of yards (and lot frontages in the
Subdivision Regulations) may be authorized
under the Municipal Home Rule Law.

However, the Ordinance is not adopted under
that authority and no legal authority is cited

within it for any of its provisions. This lack
of specified authority is a shortcoming.

Section 3.9.j of the Ordinance requires that
campground roads be accepted as part of the
Town highway system. Section 3.9.a even
requires conveyance of an easement to the
Town.

It could be argued that these poorly worded
provisions require dedication of campground
roads to the Town and acceptance by the
Town Board. This would represent a major
burden on taxpayers and could be
discouraged.

The regulations could, instead, establish
minimum street specifications for
campground roads as private streets and
prohibit dedication.

The Ordinance provides for manufactured
homes on piers, which is generally
undesirable.

The 15,000 square feet minimum lot size for
individual manufactured homes is clearly
inadequate where on-site subsurface sewage
disposal and water supply from wells is
involved.

The eight units per acre maximum density
within manufactured home parks is probably
too high for a rural area unless accompanied
by additional common open space much
greater than the minimum 5% provided for
in the regulations.

Street standards are probably too strict.
There is no reason for a 50 feet wide street,
although a right-of-way of such width could
be appropriate. The Ordinance is not
specific on this and requires clarification.

Manufactured home stand requirements are
redundant.

Off-street parking requirements pertaining to
manufactured home lots are probably
inadequate. Two spaces per lot could be
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required.

» There are additional issues regarding
manufactured homes that are not addressed
by these regulations, including recreation
facilities, skirting, accessory buildings and fire
safety.

* The term "mobile home" is no longer used by
either New York State or the Department of

Housing and Urban Development.
"Manufactured home" is the current term
employed in regulations and could,

therefore, be used also in this instance.

* Campground regulations fail to meet many
industry standards suggested by the American
National Standards Institute and National
Fire Protection Association. They allow,
also, for too much density, given the very
low 5% open space standard.

* The Ordinance does not address the
requirements of the State Environmental
Quality Review Act (SEQRA).

» If the Town of Gilboa's Homesite Ordinance
was reconstructed under the Municipal Home
Rule Law it would probably be possible to
introduce some site plan review authority for
the Planning Board for non-residential uses.
This could be useful in dealing with new
commercial or industrial activities.

NEW YORK CITY
WATERSHED REGULATIONS

The regulations adopted for the New York City
water supply watershed are comprehensive in
scope. Procedurally, they have an impact on
everything.

The Memorandum of Agreement between local
and City authorities defines many of the
relationships between the parties but there is still
a difficulties that result from the procedurally
top-heavy approaches employed by City
agencies to make decisions. This often results in
excessive delay and added costs from a local
perspective.

Nevertheless, the  Watershed  Regulations
themselves are not nearly as much an obstacle to
development as the procedures used to apply
them. The standards, in fact, are not
substantially different from those imposed by
many communities on their own initiative.
They include the following requirements:

* New petroleum storage facilities (including
those used for home heating fuel storage)
must be located at least 100 feet from a
stream and 500 feet from a reservoir.

* All new subsurface sewage disposal systems
must be approved by the City's Department
of Environmental Protection and be located
at least 100 feet from a stream or wetland
and 300 feet from a reservoir (increased to

250" and 500, respectively, for '"raised
systems").
+ Impervious surfaces constructed in

connection with new commercial uses are
prohibited within 100 feet of a stream or
wetland or 300 feet of a reservoir (not
prohibited within designated hamlets, but
subject to review and permit).

+ New residences are generally prohibited
within 100 feet of a stream or wetland or
300 feet of a reservoir.

* Stormwater pollution prevention plans for
review by the City are required in connection
with new subdivisions, earth disturbances of
1+ acres.

That portion of the Town of Gilboa affected by
these regulations is limited. Also, new Federal
EPA stormwater pollution control permitting
requirements for disturbances of as little as one
acre are now working their way down through
State regulations, rendering the impact of City
requirements much smaller on a relative basis.

The Town may wish to assume more control of
these matters for itself by developing
compatible local standards that serve to resolve
the major issues before they reach the New York
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City Department of Environmental Protection
for decision.

OTHER REGULATIONS

The Town has also enacted some other
regulations having a bearing on land development
in the Town. These include the following:

* Right to Farm Law

The Town enacted a Right to Farm Law in
2002. This local law establishes preferential
policies toward agriculture in the Town, also
establishing a basis for resolving disputes
between landowners where agricultural
practices are challenged. Sound management
practices are protected activities under this
Law.

* Town Highway Specifications

Like most towns in New York, Gilboa has a
set of adopted highway specifications setting
out criteria applicable to dedication of streets
to the Town. These regulations are cross-
referenced in the Subdivision Regulations as
the baseline standard for all new roads, a
policy that could have the unintended
consequence of encouraging road dedications
(see additional discussion under Subdivision
Regulations). The highway specifications
have not been incorporated into local law.

* Junkyard Law

The Town adopted a Junkyard Law in 2002.
This Law establishes licensing requirements
for junkyards. It requires, also, that all
junkyards be fenced. Authority for this Law
is found in Sections 136 of both the Town
Law and the General Municipal Law.

Gilboa's requirements are largely the same as
the latter but leave out some of the aesthetic
considerations.  Although the Town could
enact additional or higher standards (e.g. to
require landscaping and natural buffering)

distinction made for existing versus new
junkyards.  Moreover, no provisions are
made for bringing existing junkyards into
conformance.

The Town's land use regulations as a whole
provide a reasonable basis for dealing with most
of the development faced by Gilboa. However,
many of them need to be updated.

4.1.2 Future Land Use

The Town's most serious land use challenges are
likely to come from continued residential
growth, particularly second home growth and
conversions of these wunits to permanent
residences.

There is relatively little commercial or industrial
activity and not likely to be much in the near
future given the convenience of Grande Gorge,
Middleburgh and Stamford where many residents
already go for work. This is not to suggest the
Town doesn't need more of these uses. It does
need them, but one must be realistic in assessing
the potential and knowing where growth will
arise.

Meeting demands on the region for phosphorous
reduction  without  imposing  unreasonable
restrictions on landowners can be difficult.
Respondents to the planning survey were highly
skeptical it could ever be accomplished.

Accordingly, land use controls must continue to
provide the flexibility to accommodate
development in all areas of the Town but in a
manner that allows the Town to exercise
reasonable control to deal with the impacts of
the development.  The existing Subdivision
Regulations and Homesite Ordinance offer this
strength, although they both demand upgrading.

As the Town further develops residentially,
Gilboa and South Gilboa both may warrant
further development as hamlets, with associated
convenience services for those residences. The
Town's regulations could anticipate this trend

they do not. The standards involved relate and allow for traditional  neighborhood
only to fencing and signage. There is no development in these areas.
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4.1.3 Land Use Recommendations

Specific recommendations relating to land use in
the Town of Gilboa are provided below:

A. Homesite Law

The Town Homesite Ordinance could, to

protect it from legal challenge, be
reconstructed as a local law under the
authority of the Municipal Home Rule Law,
with cross-references to specific authorities
under the Town Law. This revised Homesite
Law could be fashioned as a site plan review

regulation with attention to the specific
needs identified earlier (see Section 4.1.1). A
draft version is attached as Appendix B.

B. Subdivision Regulations

The Town Subdivision Regulations could
also be updated to address the issues identified
in  Section 4.1.1 and provide for
Conservation Subdivisions. This type of
subdivision is a distinct form of clustering
where the emphasis is put on preserving
usable open space, not just the lands that
cannot be developed.

This concept can be used to avoid the
carving of the entire Town into 5 and 10
acre lots and, instead, preserve some larger
contiguous tracts. It can also facilitate the
continuation of farming and forestry as
enterprises on the saved open spaces.

A model set of Subdivision Regulations is
found as Appendix C. It is recommended
that these, too, be adopted under Municipal
Home Rule authority to allow for some
important modifications of Town Law (e.g.
to provide more than six months to install
improvements and file final plans).

C. Junkyard Law

The Town could also consider updating its
Junkyard Law to establish some additional
specific standards for such enterprises and an
effective enforcement program. The

screening standards now contained in the
Junkyard Law are inadequate, requiring only a
fence that can be as ugly as the junkyard.
Moreover, there is no effective mechanism
in the Law to ensure the cleanup of existing
junkyards that do not conform to the Law.

Merely requiring licenses will not work if
there is no requirement that existing
junkyards be eliminated or brought into
conformance over a specified time period.
Finally, the classification of a single junk
appliance as a junkyard, may be unrealistic.

Some simple revisions of the Town Junkyard
Law would offer more detailed standards
governing  commercial  junkyards and
prohibiting  backyard versions. Such
regulations received strong support in the
community survey conducted during the
public participation phase of the planning
process. A Sample Junkyard Law from which
such provisions might be excerpted is
attached as Appendix D.

. Communications Towers

Cellular phone towers are being erected at a
steady rate in rural areas to meet cellular
phone service demands. Routes 23 and 30
are logical locations for such towers. While
cellular service could be valuable to the
community and should not be discouraged,
there are some issues warranting attention.
These include aesthetics, erosion from steep
access road construction and service
coverage. The Town could, therefore,

consider a local law regulating these uses.

The law could provide for controls on
lighting, use of balloon tests and virtual
reality computer modeling or other visual
depictions to indicate how the structures will
appear, camouflaging where appropriate, co-
location of communication arrays on the
same tower and removal of abandoned
towers.

A Sample Cell Tower Law is attached as
Appendix E. Similar controls could apply
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to windmills, a prospective use of the Town's
high ridges. Regulation of both uses received
considerable support in the community
survey (see Appendix A).

E. Right to Practice Forestry

Timbering is a strong industry within the
region. It builds on the Town's competitive
natural resource advantages. The forestry
industry directly and indirectly employs large
numbers of Town and County residents. The
community survey revealed strong support
(89% in favor) for protecting the right to
timber using sound management practices.

A local law modeled on the Town's existing
Right to Farm Law and the Right to Practice
Forestry provisions of the Environmental
Conservation Law is, therefore,
recommended. A Sample Right to Practice
Forestry Law is attached as Appendix F.

4.2 Community Facilities

Although now small, there is a high probability
that Gilboa's population with grow at a rather
fast rate over the next decade.  Housing
expanded over 16% between 1990 and 2000. If
this pace continues, household sizes bottom out
and second home conversions continue, major
growth is assured.

Planning and budgeting now for the community
facilities and public services these residents will
need in the future is a major challenge for the
Town. The following is a discussion of the major
needs.

4.2.1 Parks and Recreation

The Town has a small unimproved area for a
park in Gilboa along Old Stryker Road. This area
could be improved serve very well for certain
types of recreation uses not subject to flooding
damage. It presents some serious development
limitations for those recreational uses involving
new building construction, due to the floodplain
conditions, however. There could also be some
access issues.

The Town could consider putting some facilities
at a higher level near the Old Town Hall (current
museum) where there is no risk of flood damage
and access is both safe and convenient. Sports
fields could be a good use of the floodplain area
with the two areas linked by pedestrian paths and
access from the north to the lower area, rather
than 990V near the bridge.

Careful planning will be required and it is
recommended that a landscape architect or
professional engineer with experience in park
and recreation planning be employed to develop
a park master plan that maximizes use of the two
areas and avoids future conflicts.

The Town may find that the land it now owns is
only suitable for a narrow range of uses, but could
complement other facilities in the context of an
overall plan.

Community survey results (Appendix A) indicate
limited support for some additional recreation
facilities, including trail systems (42% favoring
increases), a senior center (37%) and the
historical museum (34%).

However, a majority of respondents suggested
support continue at present levels of funding or
be decreased in the case of all recreation facilities
listed in the survey. Construction of new
facilities could, therefore, rely on volunteer
support and contributions more than public
expenditures.  Also, trail development is not
expensive and could take place on already public

property.

March 2004

Plans

Page 4-6



Town of Gilboa, Schoharie County, New York
Comprehensive Plan - 2004

4.2.2 Town Hall

The Gilboa Town Hall is a modern facility that
can easily accommodate reasonably large groups
of people. It offers adequate space for services
now provided. Moreover, the space now rented
by the Postal Service provides an excellent
source of income and serves as buffer space in
the event the Town should eventually need more
building area for its own needs. School facilities
and other nearby community buildings are
available for occasional large group events.

The Town also owns the old schoolhouse in
South Gilboa which is used periodically for
meetings, but it lacks water. It could continue
to be principally used for Historical Society
activities (along with the Old Town Hall).

The new Town salt
shed located in the
hamlet of Broome
Center and the Town
Highway shed in
Gilboa are adequate
to serve expected
future needs.

4.2.3 Fire and Ambulance

There are eleven different emergency service
providers serving Gilboa and its immediate
environs. These include the following:

Gilboa Area Emergency Services

Blenheim Hose Company
Conesville Fire Department
Conesville Rescue Squad
Grand Gorge Fire Department
Grand Gorge Rescue Squad
Stamford Fire Department
Stamford Emergency Squad

Residents rated fire and ambulance services quite
highly (64% and 54%, respectively, said they
were "high quality" or "good quality') but the

numbers are soft by comparison to other services
such as highway maintenance and utilities,
indicating, perhaps, some desire to have more
service available within the Town itself.

Volunteer support is provided from Gilboa
residents in the case of many of these providers,
but it is increasingly difficult everywhere to
obtain daytime volunteers. Volunteer incentives,
including awards and other recognition, high-
quality meeting places, the best equipment and
other support services need to be developed to
maintain the high levels of commitment
demanded of volunteers. The Town could
participate with its neighbors in supporting
emergency providers through these types of
incentives.

4.2.4 Sewage Facilities

Given the scattered development within the
Town and increased sophistication of design with
respect to on-lot sewage disposal systems,
continued use of such systems is warranted.
Subsurface disposal is also the preferred option
for reducing impacts on both ground and surface
water from excess nutrients. Nevertheless, there
are serious soils limitations throughout the Town
for subsurface sewage disposal. At least one local
malfunction within the Schoharie Reservoir
watershed has proven impossible to correct,
leading the New York City DEP to consider
acquisition of the property as a remedy.

This experience suggests that, while a septic
system management program could be useful, it
would probably not do much resolve critical
malfunctions. Fortunately, they are limited in
number. Therefore, the Town should continue
to rely as much as possible on voluntary upgrades
using positive incentives. New York City's
financial help with the replacement and
upgrading of systems has offered an unusual
opportunity to provide such incentives. The
Town should seek to have funding for this
program continued if possible. Similar funding is
unlikely to be available for the remainder of the
Town. Using the Town Homesite Law to
reinforce  County Department of Health
requirements for soil testing and sewage system
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design in connection with new homes,
consequently, remains vitally important.

4.2.5 Water Supplies

There are no public water supply systems serving
the Town of Gilboa, except for systems serving
large uses such as the Nickerson Park and
Country Roads Campgrounds. All homes and
businesses are supplied by individual wells. The
groundwater supply is both high-quality and
plentiful. Given the relatively low density nature
of development taking place in the Town, water
supply should not become a major issue.

4.2.6 Stormwater Management

There are no stormwater collection systems in
the Town other than those connected with
individual new construction projects. New York
City DEP watershed regulations have required
stormwater planning for some time. More
importantly, however, new NPDES permitting
requirements extending regulation to projects
disturbing as little as one acre in size are now in
effect. These Federal standards (being
implemented through the State) effectively
mandate stormwater management Townwide.

The Town, therefore, needs to integrate
stormwater management into the provisions of
its Homesite Law and Subdivision Regulations to
ensure this issue is not neglected as the Planning
Board processes development proposals. If it
does not address stormwater management and
related  requirements  under  the State
Environmental Quality Review Act, it runs a
high risk of development approvals being
successfully challenged by opponents, adding
costs and discouraging other new development
projects of economic benefit.

4.3 Transportation

Highways support economic development by
allowing the efficient movement of people and
goods and, thereby, influence the overall
direction of Town growth as well as the location
of specific commercial, industrial and residential
activities. This plan addresses the needs of this

highway system, as well as other modes of
transportation to the extent they exist.

4.3.1 Functional Road Classifications

Every road plays a particular role in moving
people and goods within and through the Town.
The following table identifies roads by those
functions based on future traffic expectations.

Town of Gilboa
Highway Functional System

ARTERIAL ROADS

FUNCTION: Carries medium-to-heavy volumes of traffic
at moderately high speeds and provides access to major
traffic generators.
ROADS:

* Route 23

» Route 30

COLLECTOR ROADS

FUNCTION: Provides connections between Arterials and
Local Roads at comparatively slower speeds and carries
moderate traffic volumes.
ROADS:

* County Road 13

» County Road 14

* County Road 17

* County Road 53

» Route 990V

LOCAL ROADS
FUNCTION: Provides direct access to abutting properties
and channels Local Road traffic to Collector Roads.
ROADS:
s _All other roads

Many of these highways are already functioning
adequately in the above capacities. Nonetheless,
increased subdivision activity and economic
development needs both  suggest some
improvements are warranted to bring about a
more functional system. These include the
following:

A. County Road 14

The upgrading of County Road No. 14 from
Route 23 to Route 30 is essential to its
service in a collector capacity. The sections
between Route 23 and Deignam Road and
between Parliman Road and Route 30 are in
particularly poor condition. There is a large
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subdivision at the Route 30 end of this C. County Road 17

highway and another proposed at the Route
23 end (along the Blackberry Road feeder).
There are also nine separate local roads
feeding traffic onto County Road 14.

Others subdivisions are located along
Parliman Road, Pom Road and near the
intersection with Benjamin Road. Still others
are found along Souer, Meaghan and Bund
Roads, that feed County Road 14. These
developments will, over time, increase road
use dramatically as they are built out. The
large number of recorded lots remaining
throughout the Town that remain available
for building will also have a similar effects on
other roads.

County Road 14, however, is particularly
important as both a collector road and as a
shortcut route between Routes 23 and 30. It
offers a faster way for visitors and employees
to reach the Mine Kill State Park, the NYPA
facilities and other points north. Its poor
condition relative to the Town and State
Roads to which it connects doesn't support
such use, however. The Town should work
with the County to ensure upgrading of this
road is a high priority in the near term.

. County Road 13

County Road 13 serves some of the same
local roads plus Cornell and Starheim Roads.
It,too, is in need of upgrading. It provides a
link between the Jefferson (Route 10) and
Route 30. Conditions are poor from Stelber
Road to Route 30.

While County Road 13 plays a somewhat less
important role than County Road 14, it also
serves a developing area of the Town and
some of the subdivisions could be more easily
accessible from that direction. This could
also require some upgrading of Town roads as
well.

Although a lesser priority than County Road
14, this route also demands attention by the
County Department of Public Works.

County Road 17 serves the east side of the
Town. Together with County Road 33, it
collects traffic from numerous feeder roads.
There is somewhat less subdivision activity in
this area and clearly less through traffic.
Therefore, the road is a lower priority than
other collectors.  Nevertheless, there has
been some development off the feeder roads,
including a subdivision off Guinea Road.
These projects are far from being built out.
Still further development can also be
expected to come from the east as Albany
expands outward. Upgrading of County Road
17 over its whole length is needed in the long
term to meet those demands.

. Town Roads

The Town is engaged in a long term upgrade
of its road system. Recently paved segments
include Maybie Road. Harrington Road is
also proposed for paving between County
Road 53 and Spencer Street. There are some
roads (e.g. the eastern end of Meaghan Road,
Kemper Mountain Road) designated for
seasonal use only. These roads and Cornell
Road to Starheim Road (which lacks an
adequate base) will need attention over the
long term. There are, too, drainage issues
along Cape Horn Road. A five year capital
budget for road improvements could be
developed to address these and other issues.

Town Road Law

The Town could, for reasons articulated in
Section 4.1.1, enact a Local Road Law
incorporating its standards for highways
being dedicated to the Town. This will
address procedural and enforcement issues
and ensure the Town is not burdened with
unnecessary new upgrading or maintenance
expenses for sub-quality roads. A Sample
Road Law may be found as Appendix G.

Stormwater Management

The Town could consider using an engineer
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to develop a stormwater management plan
for highway maintenance activities (e.g.
culvert replacements) that will reduce
nutrient loadings and stormwater flows to all
water bodies. Implementation of best
management practices used elsewhere in the
watershed and by towns in other regions of
the Northeast would simultaneously improve
roads, reduce flooding, decrease pollution and
help lower the area's burden for phosphorous
reduction within the watershed. Grant funds
may well be available through the
Environmental Protection Agency, New
York City DEP or other sources to develop
such a plan.

4.3.2 Other Recommendations

A. Highway Maintenance Program

Highway maintenance could, employing a
highway capital improvement program, be
directed towards reducing traffic hazards,
cutting back the long-term cost of highway
improvements and increasing capacity.

. Accident Analysis

Accident-prone areas could be continually
documented for justification of improvement
projects, working cooperatively with the
New  York State ~ Department of
Transportation and the Schoharie County
Department of Public Works.

. Public Transportation

Schoharie County Transportation provides
service to the Town of Gilboa on a regular
basis. There are no serious unmet needs with
regard to public transportation.

. Rail and Air Service

Railroad freight service is available in nearby
Chenango Bridge and other locations of
similar distance away and the reasonable
accessibility of the Albany International
Airport suggests the Town has no further
needs in either of these categories.

4.4 Economic Development

4.4.1 Economic Strengths, Weaknesses,
Opportunities and Threats

Economic development planning begins with an
analysis of the basic strengths, weaknesses,
opportunities and threats of the Town economy:

Strengths

» The Catskill region of which Gilboa is
part produces some of the best
hardwoods in the world.

» The Northern Catskills offer very
appealing scenery, history and natural
features, that constitute a marketable
tourism asset.

* Most of the population of the United
States and Canada lies within a few
hours of Gilboa offering a market of

extraordinary size and wealth.

* Urban markets also deliver second home
buyers and support a local construction
industry.

» The Town possesses a valuable
recreation infrastructure in
campgrounds,  farm  resorts, trails,
reservoirs, the NYPA facilities and the
Mine Kill State Park, that draws
thousands of visitors.

» There are a number of niche businesses
in the area, including commercial farm
stands, a Jersey cow dairy farm, specialty
growers and a Paso Fino horse stable,
demonstrating the potential to generate
income from hill farms.

* Because the Town is located within the
New York City Water Supply Watershed it
has access to economic development

funding made available by the City.
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Weaknesses

The watershed protection regulations are
a perceived detriment to doing business
in the region.

There is insufficient infrastructure to
accommodate much any larger scale
commercial or industrial development in
the Town of Gilboa.

There are no Town centers offering
support services for other businesses.

The area is somewhat isolated, being
approximately 25 miles from any major
highway.

Soils and topography are distinct
obstacles to some types of development.

Opportunities

The Town's  working landscapes,
hunting, fishing, history, reservoirs and
trail systems can easily be packaged and
sold to tourists.

There are additional opportunities to sell
agricultural specialty products with the
Catskill Family Farms labe to New York
City restaurants and other markets.
Additionally, there are opportunities in
agricultural  tourism  and  equine
activities.

There are additional possibilities for
secondary processing of hardwood
products. The Catskill Watershed
Corporation has helped to fund such
enterprises and is a source of financing.

Gilboa can market itself as a northern
gateway to the Catskills and a southern
gateway to the Schoharie Valley.

Threats

» Water pollution controls, both within and
outside the New York City watershed,
could reach the point that virtually all
development is strangled unless systems
are developed where tradeoffs for
lowering nutrient levels can be made to
accommodate new development. There
is intense skepticism among residents as
to whether fair tradeoffs are possible,
although there is no real alternative.

* Growth tends to foster "no growth"
attitudes. This can become a source of
conflict and raise obstacles to further
economic development, even when such
development is fully environmentally
compatible.

* Acquisition of conservation easements, if
overdone, can render otherwise valuable
land unsalable and create a real estate
market that is purely second-home
residential in nature. This would detract
from establishing a balanced economy
and tax base.

» Upstate New York suffers from high taxes
compared to other rural regions of the
U.S., a negative that is difficult to
overcome in marketing the area.

These development factors do not necessarily
limit the Town's potential. —The actions of
individual entrepreneurs and the marketplace will
do far more to determine Gilboa's future than any
government action. Nevertheless, the factors do
suggest the likely future direction of Gilboa's
economy. They also indicate how the Town
might assist in realizing the maximum benefits
from economic development through specific
actions. There are, additionally, some actions
the Town could take that would unnecessarily
interfere with the marketplace and, therefore,
should be avoided in the interest of allowing
economic development to take place.
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442 Recommendations

Given the above analysis, the following
recommendations are offered for the economic
development of the Town of Gilboa:

A. Town Brochure

The Town could work with the Schoharie
County Chamber of Commerce  to
continually update the Town's tourism
promotion brochure. It is a professiona
piece and very effective in promoting the
Town as a whole. However, it does little to
promote individual businesses or package
attractions. Future versions of the brochure
could provide more information  on
individual business offerings and cross-sell
them through packaging of services.

B . Town Website

Promotion of the Town for tourism purposes
as well as home-based and other businesses
can be also encouraged through improvement
of the Town website. Although the site is
now carried on Schoharie County's network,
it may be advantageous to develop a loca
version that would not be handicapped by
County limits on private advertising.

Use of the website will grow rapidly as new
information is added and the Internet
becomes a primary method of doing business.
It could be used, for example, to provide
more information on each Town business,
make al Town regulations directly available
to the public and advertise local tourist
atractions. It could aso be used to
communicate  information on  assistance
available to businesses from the Catskill
Watershed Corporation (CWC) and others.

C . Hardwood Processing

The Town could, together with the County,

encourage devel opment of hardwood
processing  enterprises by  documenting
competitive  advantages,  developing  tax

abatement programs, conducting educational

programs and promoting financial assistance
programs available through CWC and others.

. Home-Based Businesses

The Town could continue to encourage the
development of home-based businesses by allowing
them everywhere in the Town with minimal oversight
under the Homesite Law.

E. Right to Practice Forestry Law

The Town could enact a Right-to-Practice Forestry
Law (see Appendix F for sample) to protect the rights
of forest industries to grow and expand, similar to the
Right-to-Farm protections aready enacted by the
Town. See also, Section 4.1.3.E.

F. Welcome Signage

The  Town could work with other
organizations to create effective welcome signs to the
Town of Gilboa at all major
gateways, promoting the Town as the place where the
Catskills and the Schoharie Valley meet. Distinctive
high quality landscaped wooden signs could be used.

G. South Gilboa Station

The South Gilboa Station should be developed
as a rest stop for the Catskill Scenic Trail
with much more aggressive promotion of the
trail for hiking, snowmobiling and horseback
riding. Grant funding should be pursued for
this purpose and to develop quality maps and
guides to promote these activities with links
to local businesses such as restaurants and hotels.

M ar ch 2004

Plans
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Please help us plan for the Town of Gilboa's future by checking the appropriate box or by writing in
the answer. Some questions will ask for only one response while others will ask for multiple answers.
Also, if more than one person in your household would like to respond to the opinion questions,
please feel free to pick up an additional survey form at the Town Hall.

1) How many years in total have you lived in the Town of Gilboa?

52 [Less than 5 years 11%
57 (510 9 years 12%
43110 to 14 years 9%
32115 to 19 vears %
26 )20 to 24 years 6%
133 |More than 25 years 29%
117 |None, | am a second-home owner 25%
460 |Totals 100%

2) How many years have you lived in Schoharie County?

46 |Less than 5 years 10%
5015 to 9 years 11%
40]10 to 14 years 9%
36|15 to 19 years 8%
2520 to 24 years 5%
146 |More than 25 years 32%
117|None, | am a second-home owner 25%
460 |Totals 100%

3) What most influenced your ORIGINAL decision to live here? (Please check no more than 5)

331|Rural atmosphere/farmland 28%
250 |Low taxes 21%
138 |Affordable housing costs 12%
109 |Close to friends/relatives 9%
104 |Low crime rate 9%
103 |Born or raised here 9%
54 |Close to work 5%
48 |Quality of Town services 4%
45 |Quality of schools 4%
1182 [Totals 100%

4) Why do you continue to live in the Town of Gilboa? (Please check no more than 5)

352|Rural atmosphere/farmland 28%
266 |Low taxes 21%
139|Close to friends/relatives 11%
121 |Affordable housing costs 10%
121 |Low crime rate 10%
79 |Born or raised here 6%
65 [Close to work 5%
62 [Quality of Town services 5%
46 |Quality of schools 4%
1251 [Totals 100%
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5) Which BEST describes how Gilboa has changed since you moved here? (Please check ONE.)

233 |The Town of Gilboa has not changed noticeably in its desirability as a place to live. 54%
94 [The Town of Gilboa has become a more desirable place to live. 22%
58 |l have not lived here long enough to form an opinion. 13%
50 [The Town of Gilboa has become a less desirable place to live. 11%

435|Totals 100%

6) What do you like LEAST about The Town of Gilboa?

152 [Impact of New York City reg.'s 34%
105 | Transportation difficulties 23%
93 |Lack of cultural/recreation options 21%
46 |Cost of services/taxes 10%
46 |Quality of services 10%

6 [Housing costs 1%
448 |Totals 100%

7) Please indicate the importance of each of the following aspects of the Town's environment:

Somewhat Not That

Important Important Important
Air quality 402 90% 35 8% 10 2%
Drinking water quality 393 88% 34 8% 22 5%
Wildlife habitat 350 80% 80 18% 8 2%
Scenic views 328 75% 92 21% 19 4%
Streamwater quality 327 75% 101 23% 9 2%
Mature forests 324 74% 99 23% 14 3%
Farmland 310 71% 110 25% 17 4%
Stream corridors 251 60% 135 32% 31 7%
Historic buildings 214 50% 149 34% 69 16%
River access 214 50% 130 31% 82 19%
Wetlands 207 48% 159 37% 68 16%

8) How important is it for the Town to review each of the following aspects of developments?

Somewhat Not That

Important Important Important
Protection of farmland 336 76% 83 19% 24 5%
Scenic impact 318 73% 102] 23% 18 4%
Density of development 315 71% 100f 23% 27 6%
Impact on streams 301 76% 78 20% 17 4%
Proximity of commercial development to homes 296 67% 108 24% 37 8%
Preserving large trees at new commercial sites 280 64% 116] 26% 43 10%
Hillside development 251 58% 144  33% 35 8%
Historic character 240 54% 159 36% 44 10%
Site design and layout 223 51% 167 38% 45 10%
Landscaping 203 47% 178 41% 53 12%
Business signs 165 38% 161 37% 106] 25%
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9) Modern technology and ease of travel has made it possible to conduct more businesses from home.

Do you have an existing home occupation? 68| Yes 15%
381] No 85%
449 Totals | 100%

Would you like to have a home occupation? 117] Yes 29%
280 No 71%
397| Totals | 100%

10) To what extent would you generally favor spending your tax money ADDING, EXPANDING or IMPROVING
each of the following public services and facilities?

Add or Increase Continue Decrease

Support As Is Support
Town roads 255 57% 188 42% 7 2%
Special property cleanup days (e.g. tire day) 244 56% 177 40% 18 4%
Ambulance services 241 54% 201 45% 3 1%
Fire protection 235 53% 206) 46% 5 1%

11) The Town has land for a park along Old Stryker Road and also now has a musuem (old Town Hall). Is there a need for the
Town to provide MORE recreation, NEW facilities or ADDITIONAL support for recreation programs? Consider "increase
support" as your wish to have the Town spend more of your tax money on these facilities or programs.

Add or Increase Continue Decrease
Support As Is Support
Trail systems 176 42% 206 49% 40 9%
Senior activities center 155 37% 238 56% 31 7%
Historical society/museum 143 34% 234 56% 43 10%
Other youth-based recreation 123 30% 247 60% 43 10%
Picnic facilities 116 28% 257 62% 44 11%
More playground facilities 101 25% 252 62% 56 14%
Baseball/softball fields 72 17% 274 66% 69 17%
Basketball courts 62 15% 267 65% 83 20%

12) Where is the last place you lived prior to moving to your current address?

168 [New York City/Westchester/Rockland/Long Island 39%
86 |Elsewhere in Upstate NY 20%
48 |Pennsylvania/New Jersey/Connecticut 11%
47 |Always lived where | do now 11%
34 |Elsewhere in_Schoharie County 8%
26 |Elsewhere in Gilboa 6%
25 |Elsewhere in U.S. or outside U.S. 6%
434 |Totals 100%
13) Are there any children under age 18 years living at home with you? 106] Yes 25%

325| No 75%
431 Totals [ 100%
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14) Which of the following best describes your current employment status?

Principal Householder: Second Householder:

161 | Employed by others full-timqd ~ 38% 115 [Employed by others full-timd ~ 36%
159 [Retired 38% 110 [Retired 34%
63| Self-employed full-time 15% 30 [Employed by others part-ting 9%
22|Employed by others part-tinj 5% 25 |Self-employed full-time 8%
13| Self-employed part-time 3% 17 [Unable to work 5%
4|Unable to work 1% 15 |Self-employed part-time 5%

1| Unemployed, seeking work 0% 4 [Student 1%

1| Student 0% 4 [Unemployed, seeking work 1%
424|Totals 100% 320|Totals 100%

15) Please indicate where you work.

Principal Householder: Second Householder:

91| Elsewhere in NY 33% 76 |Elsewhere in NY 34%
46| Delaware County 17% 37 [Town of Gilboa 17%
45| Town of Gilboa 16% 27 |Elsewhere in Schoharie 13%
38| Elsewhere in Schoharie 14% 15 [Another state 9%
24| Another state 9% 9 [Greene County 3%
11| Albany County 4% 6 [Otsego County 2%
9| Otsego County 3% 5 [Delaware County 17%
8| Greene County 3% 3 [Albany County 4%
4| Schenectady Cty. 1% 2 |Ulster County 0%
0| Montgomery Cty. 0% 1 |Schenectady Cty. 2%
0] Ulster County 0% 0 [Montgomery Cty. 0%
276 Totals 100% 253 |Totals 100%

16) Please indicate your age bracket (principal householder only).

0] <25 years 0%
5]25-29 years 1%
13]30-34 years 3%
30(35-39 years 7%
38]40-44 years 9%
51]45-49 years 12%
53]50-54 years 12%
70]55-59 years 16%
52(60-64 years 12%
38[65-69 years 9%
40]70-74 years 9%
24[75-79 years 6%
9]80-85 years 2%
4> 85 years 1%
427 | Totals 100%
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17) How would you describe your present occupation?

Principal Householder:

167 |Retired 39%
85 |Professional occupation 20%
57 |Executive/administrative/managerial 13%
24 [Service occupation 6%
19 |Technician or support occupation 4%
16 |Precision production, craft or repair 4%
15 |Farming, forestry or mining 4%
11 |Sales occupation 3%
9 [Handler, cleaner, helper or laborer 2%
9 |Transportation or material moving 2%
6 [Machine operator/assembler/inspector 1%
3 [Private household occupation 1%
2 [Administration support occupation 0%
1 |Homemaker 0%
424 |Totals 100%
Second Householder:

106 |Retired 33%
63 |Professional occupation 20%
38 [Homemaker 12%
27 |Executive/administrative/managerial 9%
24 |Service occupation 8%
14 |Administration support occupation 4%
10 |Farming, forestry or mining 3%
10 [Sales occupation 3%
10 |Technician or support occupation 3%

7 [Handler, cleaner, helper or laborer 2%
4 [Machine operator/assembler/inspector 1%
2 [Precision production, craft or repair 1%
2 |Private household occupation 1%
0 |Transportation or material moving 0%
317 |Totals 100%

18) How would you rate the quality of the following public and semi-public services?

High Good Neutral/ Fair Poor

Quality Quality Undecided Quality Quality
Highway maintenance 80 24% 157 47% 29 9% 52 15% 19 6%
Town roads 115  27% 185 43% 28 6% 74 17% 31 7%
County roads 88 20% 166 38% 26 6% 81 19% 74 17%
Utilities (e.g. electric) 78 18% 213 50% 54 13% 58 14% 19 5%
Fire protection 54 13% 219 51% 86 20% 55 13% 13 3%
State/Cty Police protection 53 13% 189 45% 103 25% 61 15% 14 3%
Ambulance services 43 10% 194 46% 105 25% 63 15% 15 4%
Town code enforcement 39 10% 137 36% 115 31% 50 13% 36 10%
Health care services 20 5% 133 33% 133 33% 69 17% 48 12%
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19) Restrictions on phosphorus discharges limit the ability of the Town to accommodate new economic development unless existing
phosphorus loadings are first reduced to make room for new projects. Phosphorous may be coming from stormwater, farming,
on-site sewer systems, forestry or existing sewage treatment systems. Reducing it could require new treatment systems,
monitoring of phosphorus levels, more enforcement of sewage disposal and stormwater standards and other more governmen
oversight of land use but allow for new economic development. Should the Town engage in such an effort or accept the
existing limitations and resign itself to limited growth?

145|The Town (and County) should try to reduce phosphorus to allow for new economic developmd  38%
235|The cost of phosphorus reduction is too high. We should accept that our growth has been limit{  62%
380|Totals 100%

20) Should the Town establish or improve local controls with respect to the following:

Protecting the right to farm? 398] Yes 92%
36] No 8%

434) Totals | 100%

Regulating junk vehicle storage? 391] Yes 90%
45| No 10%

436 Totals | 100%

Protecting the right to timber using sound management practices? 373] Yes 89%
48| No 11%
421) Totals | 100%

Regulating mobile home parks? 374| Yes 88%
52| No 12%
426| Totals | 100%

Regulating the construction of cellular communications towers? 294] Yes 70%
127] No 30%
421 Totals | 100%

Regulating wind power generation facilities? 261| Yes 64%
150 No 36%
411] Totals | 100%

21) Where would you like to see the Town of Gilboa in the next 10-20 years - what is most important? (please circle one for each
possible future characteristic)

Somewhat Not
Important Important Important
Profitable farms and farmland preservation 324 74% 98 22% 15 3%
A "clean and green" environment 319 75% 93 22% 15 4%
Preservation of historical heritage 228 53% 173 40% 28 7%
More local shopping opportunities 197 46% 140] 32% 94 22%
Higher quality development 173 43% 155] 39% 73 18%
More small-scale industrial jobs 164 39% 162 39% 90 22%
Improved recreational facilities for residents 144 34% 204) 48% 75 18%
Development of the tourism industry 124 29% 170]  40% 128 30%
A thriving timber industry 110 26% 215]  51% 95 23%
More second-home development 71 17% 177 42% 171 41%
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22) s there anything else you would like to tell us for use in our Comprehensive Plan or any question where you wished you
could offer an answer we didn't offer as a choice? If so, please provide your thoughts below or as a separate attachment.

—_
w

Junkyards, regulate and clean-up

Agricultural Learning Center, develop

Roads, need improving

Ambulance, Cooperstown too expensive

Taxes, keep low

Animal shelter, support

Gilboa, keep the way it is now

Bridge, highway access bad

Parks and recreation, needed

Bus service, improve

Dumping, regulate/prohibit

Commercial and residential, separate uses

Rural atmosphere, maintain

Commercial/industrial uses, needed - Routes 30 & 990V

Development, regulate

Dogs and cats, regulate

High-speed Internet, needed

Dwelling sizes, need 1,000 square feet

Housing, upgrade with grants

Fishing, deepen creek bed to encourage

Medical care, need closer

Future, look to it

Mobile homes, regulate

Golf courses, needed nearby

Reservoir use, allow greater

Horse farms, encourage breeding

Roads, improve County roads

Hunting, encourage

Survey, faulty

Industry, encourage clean

Density, control with minimum lot size:

Restaurant, good one needed

Grocery store, needed

Setbacks, need minimum 50' from property lines

Shopping, more needed

Sewers, need new/rebuilt paid by DEP!

Taxes, school unfair to HH's without children

Ski slopes, needed

Code enforcement, improve

Tax breaks, needed to draw businesseses here

Farmland, retain as much as possible.

Transportation, needed to get off hill

Growth, plan and control

ECY NI JECY JECG JECY JECY JECY JECY JECN) JECY JIECY JIEY QK S\ EEY JECY Y JEC) EE\ ECY JECY Y

Zoning, needed

Transfer station, needed

Businesses, encourage small friendly

DEP/NYC, Gilboa perfect without it

Environment, protect

Forests, save

Gilboa, needs more activity

Historical tourism, replica of 1880's, efc.

Malls, discourage

Roads, Improve Becker Road

Tourism, discourage

Tourism, expand

Trash, pick-up needed

NININININININDININDINDINDIND | W W w W BB Rlajajlajlajlajaji|ogi|od| |00 |0 ||

Windpower, encourage as use of vacant land
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BE IT ENACTED by the Town Board of the Town of Gilboa, Schoharie County, New York, as follows:

§ 10-1.

Title.

This Local Law shall be known and may be cited as the Homesite Law of the Town of Gilboa. It supersedes and
replaces the Trailer Ordinance of the Town of Gilboa enacted in 1968, the Town of Gilboa Homesite Ordinance
adopted February 1, 1982 and any other laws of the Town with which it may be inconsistent.

§ 10-2.

A.

§ 10-3

Purposes and Authority.

The purpose of this ordinance is to promote the health, safety, and general welfare of the community,
including the protection and preservation of the property of the Town of Gilboa and of it inhabitants by
establishing specific requirements and regulations governing the construction, occupancy and maintenance
of homes, mobile homes, mobile home parks, travel trailers and trailer camps.

This Law is enacted by the authority granted the Town of Gilboa by the New York State Town Law.
Section 130.2 pertaining to sewer and water supply, Section 130.7a pertaining to driveways, Section
130.21 pertaining to manufactured home and campground regulations and Section 130.25 pertaining to
building setbacks. It is enacted also under the authority authority granted by the provisions of Town Law,
Sections 274 and 274-a, and pursuant to the procedures and purposes set forth in Town Law Sections 261,
264, 266, 267, 268, 280 and 280-a and § 10 of the Municipal Home Rule Law.

Definitions.

HOME SITES - The term HOME SITES as used in this ordinance shall be defined as any lot, piece or
parcel of ground whereon a residence, used as living or sleeping quarters is located or intended to be
located.

MANUFACTURED HOME - A MANUFACTURED HOME (formerly known as a "Mobile Home") is
any portable vehicle which is designed to be transported on its own wheels or those of another vehicle;
which is used, designed to be used and capable of being used as a detached single family residence; and
which is intended to be occupied as permanent living quarters ordinarily containing sleeping
accommodations, a flush toilet, a tub or shower, kitchen facilities and plumbing and electrical connections
for attachment to outside systems.

CAMP SITE - The term CAMP SITE as used in this ordinance shall be defined as any lot, piece or parcel
of ground on which camp trailers or tents are parked or located, which sites are designated for temporary
use for camping, hunting, fishing, or other recreational use and not intended for use as a permanent mobile
home park.

RECREATIONAL VEHICLE - A RECREATIONAL VEHICLE is any vehicle which is designed and
intended to be used for temporary living quarters for travel, recreational or vacation purposes; and which
may or may not include one or all of the accommodations and facilities included in a mobile home.

MANUFACTURED HOME LOT - A MANUFACTURED HOME LOT is a designated site of specific
total land area which is located within a mobile home park for the accommodations of one mobile home
and its occupants.

MANUFACTURED HOME PARK - A MANUFACTURED HOME PARK is any parcel of land which is
planned and improved for the placement of two (2) or more mobile homes.

MANUFACTURED HOME STAND - A MANUFACTURED HOME STAND is a durable surface located
on a mobile home lot which is to be used for the placement of and capable of supporting a mobile home.

CAMPGROUND - A CAMPGROUND is any parcel of land which is planned and improved for the
placement of two (2) or more recreational vehicles or tents which are used as temporary living quarters and
for occupancy of not more than ninety (90) consecutive days.
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L. IMPROVED ROAD AND STREET - An IMPROVED ROAD OR STREET is one that meets the street
improvement standards found in the Town of Gilboa Subdivision Regulations.

§ 10-4.  Permit Requirements.

Any person, partnership, association or corporation, being the owner or occupant of any land within the Town of
Gilboa, shall not use or allow the use of such land for a home site, mobile home park, or camp ground, unless a
proper permit has been obtained as herein provided. This permit shall not be transferable or assignable.

A. Home Site Building Permits.

The Town Clerk of the Town of Gilboa shall issue a permit to be effective from the day of issuance. This
permit will not be issued, until the Town Clerk has received:

(D A written application from the applicant.
) The required fee as provided in the application.
3) Approval of the application by the Schoharie County Department of Health (or the New York
State Department of Health District) where applicable.
4 Approval by the Town Building Inspector.
5) If the application is disapproved by the Town Building Inspector, the Town Clerk shall notify the
applicant in writing. The applicant shall have the right to appeal within 30 days to the Town
Planning Board. The Planning Board shall have 60 days to respond to the appeal.
(6) If disapproved by the Town Planning Board, the applicant may appeal to the Town Board within
30 days. The Town Board shall have 60 days to respond to the appeal.
B. Manufactured Home Park and Campground Permits.
(D Application procedures shall follow Subsection A above regarding issuance of home site building
permits.
2 This permit will be valid for one (1) year from the date of issuance.
C. Renewal of Manufactured Home Park and Campground.
(D) An application for the renewal of any permit which was issued in accordance with this ordinance
must be filed with the Town Clerk at least ninety (90) days prior to the expiration of the permit.
2) Upon the approval of the Building Inspector and by resolution of the Town Planning Board, the
Town Clerk shall issue a renewal permit, to be effective upon the expiration of the previous
permit and to continue in force for a period of one (1) year.
3 At the time the renewal permit issued, the applicant shall pay the required fee.
4 Renewal permits shall not be transferable or assignable.
D. Permit Fees.

The applicant shall pay the Town Clerk an annual fee as required by the application.

§ 10-5. Requirements for Home Sites.

A. Setbacks.
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§ 10-6.

No new building, structure or addition of any kind shall be located closer to any public highway or road
than seventy-five (75) feet from the center line of said street or road, nor closer to any property or
boundary line than twenty-five (25) feet. Set back dimensions shall not apply to reconstruction of
existing structures.

Driveways.

Home sites abutting a public road shall have a driveway culvert as designated by the governmental body
having jurisdiction over the highway or road. All driveways shall have a minimum unobstructed sight
distance of two hundred forty (240) feet in either direction and be well drained.

Sewage Systems.

Each home site shall have a sewage system that will comply with the standards as set forth in the
document "WASTE TREATMENT HANDBOOK, INDIVIDUAL HOUSEHOLD SYSTEMS" by the New
York State Department of Health, Division of Sanitary Engineering. The requirement for sewage disposal
systems will also apply to any replacement in whole or part of existing systems after the effective date of
this ordinance. Recreational vehicles, if not attached to a permanent septic system as described above,
shall have an appropriate holding tank for septic waste to be emptied by a professional septic cleaner.

Water.
Each home site shall have an adequate supply of pure water for drinking and domestic purposes.
Supplementary Regulations for Manufactured Homes.

(D A manufactured home shall be adequately supported on a concrete slab six (6) inches or more
thick or on bedrock and anchored with steel cables 1/4" in diameter or larger, attached from the
mobile home to anchor bolts spaced at a maximum of every 10' in the concrete slap or bedrock.
The concrete slap must have a minimum width and length no less than the mobile home it
supports.

2) No mobile home shall be parked or allowed to remain upon any street, highway or other public
place. Emergency stopping or parking, when caused by mechanical failure, will be permitted
upon the shoulder of any street or highway for a period of not more than seventy-two (72) hours,
subject to any prohibition or limitation imposed by other regulations or law.

3) A special permit may be issued by the Town Clerk, upon the recommendation of the Town
Planning Board, to the owner of any land within the Town of Gilboa to place or park two or more
mobile homes on such land for his own occupancy or his employees' occupancy provided the
mobile home is located on a lot of at least 100 feet by 150 feet and no closer than 40 feet to any
house, or other mobile home or other buildings and provided that the site meets all requirements
of this Law. The owner of the land shall file an application for a permit with the Town Clerk.

Manufactured Home Parks.

License Required.

No person, partnership, association or corporation, being the owner or occupant of any land within the

Town of Gilboa, shall use or allow the use of such land for a manufactured home park unless a license has

been obtained as herein provided.

Issuance of license.

(1) The Town Clerk of the Town of Gilboa shall issue a license after review and approval of the site
plan by the Town Planning Board. Said license shall be effective from the date of issuance until

surrendered by the licensee or revoked by the Clerk and shall be renewed annually based on an
inspection by the Clerk as to continued compliance with the standards of this Law.
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2) No license shall be issued until the Clerk has received;
(a) A written application from the applicant on the form provided by the Town Clerk.
(b) The required fee as herein provided. Such fees shall be set by resolution of the Town
Board.
(© Evidence there is a or will be a New York State Approved sewage disposal system

designed by a Licensed Professional Engineer.

3) The license shall be transferred to a new owner of a manufactured home park provided all of the
requirements of this Law are met and provided the Town is so notified.

Supplemental license.

(D Any person holding a license for a manufactured home park who desires to add additional lots to
such park shall file an application for a supplemental license.

2) The application for such supplemental license must be accompanied by four sets of plans and
specifications and shall be filed and processed as provided herein for new manufactured home
parks.

3 When approved, the Town Clerk shall issue a supplemental license which will be effective from

the date of issuance and continue until surrender by the licensee or revocation by the Clerk.

The applicant shall pay the Town such a fee(s) as are established by resolution of the Town Board. Fees
may be assessed for both the initial license and to cover subsequent inspections on a periodic basis.

Each application for a manufactured home park license shall be in writing and signed by the applicant.
Four (4) copies of the application and plans and related information shall be filed with the Clerk on a form
supplied by the Clerk. No application shall be deemed filed until all required information shall have been
file